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REDEVELOPMENT  AREA.  E 


Present  Character  of  the  Area 

The  area  adjacent  to  the  financial-administrative  center  of  downto\m  San  Francisco 
consisting  of  77,7  acres,  has  been  designated  as  Redevelopment  Area  E,    This  area 
is  of  irregular  shape,  bordering  on  and  affecting  many  principal  areas  of  influ- 
ence, with  the  Embarcadero  on  the  east,  Market  and  Sacramento  Street  on  the  south 
Montgomery  and  Battery  Streets  on  the  west  and  Broadway  on  the  north.    The  outline 
of  the  Area  is  indicated  on  the  land  Use  Plan  in  this  report,  as  described  and 
designated  in  the  resolution  of  the  Board  of  Supervisors  on  March  2,  1955.  The 
present  occupants  of  the  Area  are  the  produce  market  and  allied  industries,  mixed 
light  industry,  rooming  hotels  and  commercial  establishments.    One-  to  three-story 
non-fireproof  structures  predominate  t brought  the  center  of  this  Area, 

The  topography  in  the  Area  is  flat,  having  been  developed  by  filling  in  the  Bay, 
The  sheltered  climate  is  the  finest  in  San  Francisco  and  the  potential  outlook  is 
of  great  interest  in  all  directions „ 

The  traffic  flow  within  the  Area  is  restricted,  due  to  limited  capacity  and  on- 
street  loading,  even  though  a  one-way  street  system  is  used.    Battery  and  Sansome 
Streets,  running  north  and  south  are  broad,  four -lane  thoroughfares. 

The  principal  use  of  the  Area,  namely,  the  produce  market  located  there  shortly 
after  the  frilling  operation  in  1869.    The  Area  is  central  to  the  City,  adjacent 
to  port  facilities  and  rail  access,  .^Warehousing,  chandlers,  bars,  and  rooming 
accommodations  were  established  due  to  the  adjacency  of  the  port.    The  original 
settlement  \-jq.s  destroyed  by  the  fire  of  1906. 

After  the  fire  the  produce  market  quickly  reestablished  itself  along  Washington 
Street,  and  has  expanded  to  its  present  size  as  the  City  has  grown.,    The  Area  was 
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completely  rebuilt  after  the  fire  on  the  original  street  pattern. 
The  General  Development  Plan 

The  facilities  provided  in  the  Plan  are  those  which  best  meet  the  needs  of  San 
Francisco,    The  Redevelopment  Area  was  considered  in  its  relation    to  the  finan- 
cial—administrative area  on  the  south  and  west,  the  harbor  and  Qnbarcadero  Freeway 
on  the  east,  and  the  related  light  industrial  area  on  the  joorth,_jwhich  has  influ- 
enced and  established  the  design  concept,    In  redeveloping  this  Area,  considerable 
thought  was  given  to  adjacent  areas  as  well. 

The  dominant  feature  of  the  Plan  is  the  large  open  Central  Mall  running  east-irest 
from  the  Embarcadero  to  Battery  Street,    The  traffic  demands  within  the  Redevelop- 
ment Area  and  the  City  beyond  presented  an  opportunity  to  create  a  principal  auto- 
motive gateway  from  the  Freeway  directly  into  the  central  downtown  district.  Con- 
necting ramps  to  Washington  and  Clay  Streets  open  up  an  area  which  provides  the 
space  for  public  parking  garages  for  those  working  in  the  commercial  buildings. 
The  garages,  located  as  they  are,  draw  off  a  large  amount  of  the  vehicular  traffic 
which  would  otherwise  be  injected  into  the  City  proper.    The  garage  between  Davis 

and  Battery  Streets  has  a  raised  roof  two  stories  above  the  street  level  which 
forms  a  plaza  providing  light  and  air  to  the  surrounding  buildings.    The  surface 
will  be  landscaped  attractively  into  paved  and  planted  areas  with  the  additional 
possibility  of  adding  light  framed  structures  for  concessionaires.    This  open 
plaza  also  forms  a  separation  between  the  natural  land  uses  of  the  Area,  of  commer- 
cial office  buildings  bordering  it  on  the  south  and  close-in,  walk-to-work  apart- 
ment houses  on  the  north.    The  office  buildings  south  of  the  plaza  extend  from  the 
foot  of  Market  Street  to  Montgomery  Street,  thus  defining  and  stabilizing  the 
natural  growth  already  taking  place  adjacent  to  the  downtown  financial  and  adminis- 

trative  area  which  is  San    rancisco's  greatest  economic  asset,    Rich  office  build- 
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ing  block  is  provided  with  tenant  parking,  storage  and  receiving  areas  above 
ground  and  to  the  same  height  as  the  plaza,  thus  recognizing  the  special  soil  con- 
ditions in  the  Area.    This  affords  the  unique  opportunity  of  establishing  the  

major  pedestrian  level  two  stories  above  the  surface  vehicular  traffic.    The  ter- 
raced pedestrian  ways  are  so  designed  and  interrelated  that  safe,  easy  access  is 
achieved  between  garages,  shops,  office  buildings  and  housing.    This  system  is 
expandable  into  the  adjoining  areas,    Access  to  surface  street  level  is  by  stair 

and  escalator  at  strategic  points  and  through  the  building  structures ,  These 

realistic  provisions  for  parking  and- circulation will  aid  in  revitalizing  the 
whole  downtown  area, 

A  Ferry  Park  is  created  at  the  foot  of  Market  Street,    Adjacent  to  it  is  one  of  the 
large  office  building  garages  which  will  also  serve  the  park.    The  terrace  over 
the  garage  adds  to  the  spaciousness  of  the  park  area,  and  forms  a  large  plaza  for 
the  office  buildings  above,    A  similar  plaza  and  building  complex  is  created  as  a 
focal  point  at  the  intersection  of  Columbus  Avenue  and  Montgomery  Street, 

The  existing  City  grid  pattern  was  retained  because  it  provides  proper  orientation 
and  requires  a  minimum  of  utility  relocation.    This  street  pattern  is  one  of  the 
characteristic  features  of  the  City  which  integrates  the  new  with  the  old  and  pro- 
vides vistas  into  the  development  from  the  hills  above.    The  dramatic  accent  of  the 
Ferry  Tower  down  the  pedestrian  axis  of  Commercial  Street  has  been  developed  to 
capitalize  on  a  symbolic  feature  of  the  City, 

Four  blocks  for  light  industry  have  been  reserved  in  the  perimeter  blocks  fronting 
on  Battery  Street  and  Broadway.    These  blocks  are  isolated  from  the  apartment  build- 
ings by  intervening  parking  facilities  necessary  to  support  the  dwelling  units. 
This  area  will  provide  space  for  those  industries  desiring  a  downtown  location, 
such  as  the  printing  industry. 


The  major  arteries  serving  the  City  in  this  Area,  which  connect  with  the  Freeway, 
have  been  given  special  study.    In  addition  to  Washington  and  Clay  Streets,  run- 
ning east-west  and  serving  regional  southern  generated  traffic,  Eattery  and  San- 
some  Streets,  running  north-south,  will  serve  regional  northern  generated  traffic. 
The  local  traffic  pattern  feeds  from  these  two  intersecting  pairs  of  arteries  into 
the  established  one-way  street  system  of  the  City,    To  accomplish  this  both  Wash- 
ington and  Clay  Streets  must  be  widened  to  minimum  three-lane  streets  up  to  Kearny 
Street  where  Portsmouth  Square  offers  a  possible  site  for  another  in-city  garage 0 
Building  lines  have    boeh  sot  back  to  provide  for  tree  planting  and  protected 
sidewalks.    Certain  streets  have  been  eliminated  or  modified^  especially  in  the 
housing  area,  to  sorvo  the  now  land  uses  and  building  facilities,  and  to  recover 
usable  land. 

In  order  that  the  full  benefits  of  the  Plan  can  be  realized  it  is  essential  that 
the  City  Planning  Department,  in  cooperation  with  the  Redevelopment  Agency,  should 
have  full  authority  to  establish  the, constructive  covenants  and  controls  which  will 
govern  the  details  of .a  successful  development.    These  include  land  coverage, 
heights,  volumes,  densities,  parking  requirements,  planting,  design  details  of 
public  areas,  and  sign  limitations,  all  of  which  contribute  to  a  controlled  envir- 
onment that  will  attract  and  retain  tenants.    Special  fine  arts  features  should  be 
promoted  throughout  the  project  to  provide  scale  and  interest  at  prominent  loca- 
tions. 

Project  Area  E-l 

Within  the  development  is  the  area  outlined  as  Project  Area  E-l  on  the  land  Use 
Plan,    This  area,  containing  the  residential  and  light  industrial  components  of 
the  development,  is  entitled  to  Federal  grants  in  aid.    It  is  bounded  by  the  Embar- 
cadero,  Broadway,  Battery  and  Washington  Streets  to  Drumm,  where  it  includes  a 


residential  park  bounded  by  the  Freeway  ramps  on  the  south.    This  area  contains 
twenty-five  net  acres,. of  which  sixty  percent  is  residential,  thirty-one  percent 
light  industrial  and  nine  percent  public  park. 

Proposed  Land  Use 

The  proposed  land  use  in  the  Redevelopment  Area  as  established  by  this  report  will 
be  incorporated  into  the  Master  Plan  of  San  Francisco  by  the  Department  of  City 
Planning,    It  includes  public  and  semi-public,  commercial,  residential,  and  light 
industrial  usesQ    The  following  table  compares  the  total  Area  at  present  with  that 
proposed  in  the  General  Development  Plan,  and  proposed  land  use  in  the  various 
categories. 


Use  of  Land  in  Redevelopment  Area  E 


Present 

Proposed 

Total 

acres 

JL 

acres 

cf 

,  1° 

Area 

Net  Area 

4-1.8 

54- 

52.8 

68 

Street  Rights-of-way 

JiL. 

24.  .9 

32 

32 

Gross  Area 

77.7 

100 

77.7 

100 

Land  Uses 

Public 

14.7 

28 

19 

Commercial 

15.4 

29 

20 

Residential 

15.0 

28 

19 

Light 

Industrie 

.1  7.7 

15 

10 

52.8 

100 

100 

Public  Uso 

The  total  Area  at  the  present  tine  contains  no  significant  areas  for  public 
use. 

The  General  Development  Plan  provided  that  nineteen  and  one-half  acres  be 
developed  for  public  and  seni-public  use  to  furnish  the  land  upon  which  desir- 
able traffic  ways  and  parks  my  be  placed.    Although  these  areas  nay  be  under 
separate  City  and  State  authorities,  they  have  been  so  organized  as  to  create 
a  unified  elenont  in  the  design.    It  includes  a  Ferry  Park  at  the  foot  of 
Market  Street,  lands  necessary  for  the  construction  of  the  Washing  to n-Clay 
ranps,  a  recreational  park  adjoining  the  residential  area,  and  the  possibility 
of  the  large  parking  structures  between  Washirgton  and  Clay  Streets, 

The  Ferry  Park  in  front  of  the  Ferry  Tower  is  placed  at  the  nost  important 
i^cal  point  of  the  City,  historically  and  graphically.    The  existing  blight 
within  and  surrounding  the  area  will  be  swept  away  and  the  area  revitalized 
by  the  now  redevelopment ,    The  present  vehicular  traffic  which  overruns  the 
area  will  be  eliminated,  traffic  will  be  channelized,  and  the  present  traffic 
lanes  reassembled  as  pedestrian  space  for  the  enjoyment  of  the  citizens  and 
visitors  to  San  Francisco,    This  will  become  the  major  pedestrian  access  to 
the  underpass  entrance  into  the  Ferry  Building,    A  plaza  with  water  accents 
and  planting  will  bo  features  of  the  site,  _The  California  Cable  Car  line  will 
be  terminated  in  the  park  where  permanent  and  temporary  exhibits  may  be  incor- 
porated into  the  scheme  as  additional  attractions •    The  area  as  shown  will 


The  lands  necessary  for  the  construction  of  the  Washington-Clay  ramps  connect- 
ing with  the  Freeway  will  require  the  acquisition  of  the  half  block  bounded  by 
the  Embarcadero,  Merchant,  Drumm,  and  Clay  Streets,  plus  the  total  block  bound- 
ed by  Washington,  Davis,  Clay  and  Drumm  Streets,    This  area  would  be  purchased 
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by  the  State  Division  of  Highways  and  landscaped  in  continuity  with  adjacent 
areas.    The  location  of  ramps  is  shown  as  that  agreed  to  by  the  City  and  State 
at  preliminary  design  stage,  which  will  provide  the  dramatic  vehicular  entrance 
into  the  City.    The  land  to  be  acquired  to  attain  this  desirable  feature  will 
be  four  and  one-fourth  acres, 

..Ajrecreational  park  adjacent  to  the  apartment  units  occupies  the  half  block 
north  of  the  ramps,    QJjiis  park  contributes  two  and  one-fifth  acres  to  the 
Central  Mall, 


The  low  parking  structure  and  plaza  occupies  the  two  blocks  bounded  by  Davis, 

Washington,  Battery  and  Clay  Streets,    This  garage  has  a  capacity  of  1,300 

 cars.    This  will  be  in  a  semi -public  category  inasmuch  as  the  garago  would  be 

operated  on  a  commercial  basis.    There  are  three  and  one-third  acres  of  land 
the 

including/recaptured  Front  Street  right-of-way.    It  is  this  facility  which 
both  separates  and  connects,  as  a  link,  various  land  uses. 

The  block  directly  west  of  the  plaza  which  is  bounded  by  Washington,  Clay, 
Battery  and  Sansome  Streets,  provides  the  site  for  a  multi-level  public  garage 
of  1,4-00  cars  serving  the  occupants  of  the  buildings  west  of  Battery  Street, 

B,  Commercial  Use 

The  General  Development  Plan  provides  modern. office  buildings  containing 
2,300,000  square  feet  of  net  office  space.    This  represents  approximately 
20,000  new  office  workers  with  an  annual  payroll  of  §100,000,000. 

Office  space  in  San  Francisco,  the  financial,  professional  and  administrative 
center  of  the  West,  is  now  expanding  at  the  rate  of  250,000  net  square  feet  a 
year.    When  readily  available  space  is  created  on  an  organized  basis,  this 
rate  may  be  accelerated.    The  redevelopment  of  the  Area  is  tailored  to  this 
demand  and  provides  well  protected  sites  for  this  growth. 


The  buildings  all  rise  from  the  interconnected  pedestrian  terraces  to  a 
heights  of  six  to  twenty-two  stories  as  indicated  on  the  Land  Use  Plan.  A 
typical  office  floor  has  been  designed,  which  is  economical  and  flexible,  to 

accommodate  a  variety  of  tenants,  .  Under  the  pedestrian  terraces  are  two  

stories  above  street  level  and  one  below,  providing  building  services,  garag- 
ing and  off -street  vehicular  entrances,  There  are  a  total  of  approximately 


4., 000  parking  stalls  in  private  and  public  garage  facilities  within  the  Area, 
This  represents  a  parking  ratio  of  one  car  stall  per  575  square  feet  of  net 
office  space,  or  one  stall  for  every  five  office  employees. 

The  distribution  of  office  buildings  is  planned  to  assure  light  and  view 
around  all  buildings.    The  amount  of  office  space  provided  will  satisfy  the 
indicated  market  demand  on  a  five  to  eight-year  basis.    The  location  and  de- 
sign of  the  office  buildings  is  based  on  providing  quality  office  space  on 
sound  economic  principles  for  rontals  ranging  from  $0,4-0  to  $0,60  per  square 
foot  per  month. 

There  are  fifteen  not  acres  of  land  contained  in  the  commercial  area,  of  which 
only  five  acres  are  used  above  the  terrace  level.    This  represents  a  building 
coverage  of  thirty -threo  percent.    The  commercial  area  extends  from  the  Ferry 
Park  to  Montgomery  Street,  bordering  on  the  south  the  potential  financial-ad- 
ministrative area  formed  by  the  triangulation  of  Montgomery,  Market  and  Sacra- 
mento Streets,    It  is  expected  that  this  area  will  be  strengethened  and  will 
develop  under  private  stimulus  due  to  the  healthy  condition  of  neighboring 
facilities. 

Between  Steuart  Street  and  the  Embarcadero  are  additional  commercial  buildings 
which  may  provide  space  for  occupants  related  to  maritime  functions.  The 
Y,M,C.A.  which  is  being  retained  is  near  these  buildings. 
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C.  Residential  Use 

The  apartment  building  complex,  which  lies  north  of  the  Central  Mall  is  intend- 
ed to  house  the  prof essional  working  population  in  the  financial-ad^unistrative 
district.    The  demand  for  close,  walk-to-work  housing  can  be  satisfied  by 
these  conveniently  situated  dwelling  units  set  in  this  compatible  environment a 

A  total  of  1,600  dwelling  units  contained  in  five  high-rise  apartment  build- 
ings of  320  units  each  is  composed  in  this  area.    Tailored  to  the  adult  pro- 
fessional housing  market,  they  would  provide  efficiency,  one-bedroom  and  two- 
bedroom  apartments,  with  onc-bedroom  units  predominating.    Rent  schedules  have 
been  established  which  are  within  the  range  of  professional  salaries,  and  are 
favorable  with  similar  comparative  living  facilities.    Monthly  rental  ranges 
have  been  estimated  at  $90.00  to  s$110.00  for  efficiency  units,  $130.00  to 
$150.00  for  the  one-bedroom  units,  and  $170o00  to  $190.00  for  two-bedroom 
units. 

The  location  has  the  advantage  of  a  favorable  climate,  dramatic  outlook,  and 
convenience.    Placed  in  an  exciting  urban  setting,  the  individual  buildings  are 
situated  either  on  terraces  or  greensward  which  form  a  ploasant  environment. 

The  apartments  are  provided  with  their  own  garages  and  parking  areas  at  a  ratio 
of  one  car  space  per  dwelling  unit.    The  area  required  for  parking  accommoda- 
tions has  been  utilized  to  isolate  the  apartments  from  the  surrounding  uses, 

A  small  service  and  retail  area  lias  been  incorporated  within  the  apartment 
building  at  the  corner  of  Washington  and  Battery  Streets,    This  may  include 
necessity  and  convenience  items  such  as  food,  liquor,  drugs,  dry  cleaning  and 
washing  and  shoe  repair.    This  total  facility  will  be  approximately  17,000 
square  feet. 
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Tennis  courts  and  other  court  games  will  be  provided  on  the  deck  of  garages, 
v/hich  will  supplement  the  other  facilities  placed  in  the  two  and  one-fifth 
acre  residential  park  in  the  Central  Mall, 

__A  total  of  fifteen  ncres^omprises  the  residential  area.    Buildings  occupy  only 
fourteen  percent  of  the  net  total,    A  not  density  of  107  dwelling  units  to  the 
acre  is  attained  in  this  solution, 

D,    light  Industrial  Use 

The  light  industrial  area  has  been  located  on  the  perimeter  of  the  project 
along  Battery  Street  and  Broadway,    Early  recognition  was  given  to  the  fact 
that  certain  industries  which  would  be  displaced  by  redevelopment  may  desire 
to  be  relocated  within  the  Area, 

The  location  was  selected  as  the  most  suitable  in  relation  to  the  existing 
adjacent  industrial  lands.    The  streets  to  serve  the  area  are  Eattery  and 
Broadway,  which  form  major  connections  with  the  Freeway  ramps,  and  are  well 
integrated  with  present  trucking  routes.    Therefore,  heavy  vehicular  service 
does  not  penetrate  the  residential  section  and  may  completely  by-pass  the  con- 
gested downtown  area  by  use  of  the  Freeway  or  Enibarcadcro  surface  routes. 

The  two  blocks  along  Battery  Street  contain  existing  substantial  fireproof 
structures,  which  conform  with  the  proposed  use.    New  structures  of  four  and 
five  stories  are  located  along  Broadway  between  the  Embarcadero  and  Front 
Street,    The  total  amount  of  existing  and  proposed  light  industrial  space  is 
780,000  square  feot?  which  represents  an  annual  industrial  payroll  of  approxi- 
mately $12, 000, 000. 

Off-street  truck  loading  is  provided  in  the  plan,  however  employee  parking 
must  be  obtained  outside  the  Area,  either  through  lease  or  rental. 
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This  area  has  been  included  in  Project  Area  E-l  duo  to  high  land  value  to 
obtain  the  necessary  subsidy  to  provide  this  use. 

Buildings  To  Be  Retained 

There  arc  only  a  few  substantial  tall  fireproof  buildings  in  the  area.    Under  the 
redevelopment  law,  there  is  a  provision  for  present  owners  to  participate  in  the 
overall  project.    The  Y.M.C.A.,  the  two  blocks  of  established  light  industrial, 


and  a  new  Fire  Station  at  the  north-west  corner  of  Drumin  and  Sacramento  Streets 


are  the  buildings  which  have  been  retained. 


Carrying  out  the  General  Development  Plan  will  cause  disturbance  to  some  utilitios 
serving  Area  E  and  the  adjacent  areas.    No  technical  problems  appear  to  bo  involved 
which  can  not  be  solved  by  simple  relocation  of  the  trunk  lines  affected. 


the  design  of  which  is  in  an  advanced  state  in  the  Department  of  Public  Works,  is 
due  to  be  located  at  the  north-east  corner  of  the  Commercial  and  Drumm  Streets  in- 
tersection.   It  is  suggested  that  the  pumping  station  be  located  at  the  south-east 
corner  of  the  intersection  of  Davis  and  Clay  Streets  instead,  so  as  not  to  inter- 
fere with  the  General  Development  Plan,    This  will  require  some  redesign  of  the 
proposed  pumping  station,  and  of  sewer  lines  leading  to  and  from  it,  including 
some  of  the  lines  involved  in  contract  NPCS-B2, 

It  is,  therefore,  recommended  that  immediate  steps  bo  taken  to  terminate  the  exist- 
ing contract,  and  to  redesign  the  systems  in  accordance  with  the  Feneral  Develop- 
ment Plan,    Although,  additional  expenditure  will  be  necessary  to  accomplish  this, 
there  will  be  an  eventual  saving. 


Utilities 


Two  matters,  however,  require  immediate  attention,    A  new  sewerage  pumping  station 
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A  review  of  the  utilities  systems  in  Area  E  indicates  there  is  sufficient 
capacity  to  serve  the  demands  of  the  planned  population*    However,  a  detailed 
analysis  of  the  systems  and  demands  of  the  adjacent  areas  will  be  necessary  to 
establish  whether  or  not  new  trunk  capacity  must  be  provided. 

The  estimated  cost  of  terminating  contract  NPCS-B2,  of  redesigning  the  pumping 
station,  of  relocating  trunk  services  to  maintain  adequate  service  to  Area  E  and 
the  adjacent  areas,  of  widening  existing  streets  where  necessary,  as  well  as  con- 
struction of  new  streets,  traffic  signals  and  street  lights,  is  $2,84-0,000. 

A  breakdown  of  the  estimate  of  costs  of  the  City  street  and  utility  work,  and  of 
that  of  the  Public  Utility  Companies,  will  bo  found  under  the  Economic  Analysis 
in  this  Report, 

Development  Stages 

The  entire  Area  E  should  be  hold  as  one  integrated  redevelopment  area,  carried  out 
in  logical  progressive  construction  stops.    The  desirable  first  step.jwpjild_Jbe  the 
construction  of  the  Washington-Clay  ramps ,,and_iJia-Mi^ej^n^j)f  Washington  and  Clay 
Streets,  after  which  the  co_ns_trudb^n_o^tb^_^ublic  garages  should  be  undertaken, 
At  the  same  time  the  Ferry  Park  should  be  provided  at  the  foot  of  Market  Street, 
This  will  create  the  necessary  environment  to  stimulate  development  of  the  commer- 
cial and  residential  property* 

The  commercial  and  residential  areas  should  be  developed  progressively,  subdividing 
the  large  areas  into  smaller  project  areas  as  necessary,  in  pace  with  the  market 
demand.    The  Light  Industrial  area  should  bo  rehabilitated  in  time  to  provide  space 
for  the  essential  close-in  industries  being  displaced  by  the  progressive  redevelop- 
ment. 
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Method  of  Approach 

The  important  and  exciting  challenge  of  providing  a  General  Development  Plan  for 
Redevelopment  Area  E,  San  Francisco,  followed  the  logical  procedure  of  investiga- 
tion and  determination  based  on  a  balancing  of  factors* 

The  first  step  was  to  accomplish  the  analytical  research,  which  included  land  use, 
condition  and  height  of  buildings,  traffic  flow  patterns  and  transit  routes,  util- 
ity locations  and  capacities  and  economic  aspects « 

The  second  step  was  to  become  acquainted  with  the  reports  prepared  for  the  City 
Planning  Commission  by  the  Real  Estate  Research  Corporation  and  Mr, Lawrence  lackey, 
Architect,  together  with  the  existing  data  assembled  on  the  area. 

The  third  stop  was  to  design  and  develop  the  Plan  in  consultation  with  those  offi- 
cial agencies  having  jurisdiction  and  interest  within  the  Area,    This  step  involved 
design  research  and  exploration  of  planning,  architectural,  and  economic  aspects. 

Through  the  cooperative  effort  of  those  concerned  the  General  Development  Plan  has 
evolved,  upon  which  to  build  an  imaginative  and  healthy  segment  of  San  Francisco, 

Economic  Analysis 

The  economic  analysis  of  the  redevelopment  project  starts  with  an  estimate  of  tho 
probable  costs  of  land  acquisition. 

The  following  Economic  Study  is  based  upon  an  estimate  of  fair  market  value  of 
present  uses  in  the  area,  on  a  block  by  block  basis,  prepared  by  tho  Real  Estate 
Department  of  the  CTfylimof  County  of  San  Francisco  for  the  City  Planning  Commission 
in  April  1956,    To  th^U^faj^ 

and  demolition  expenses  in  agreement  with  the  Redevelopment  Agency  and  the  Director 
of  Property  in  October,  1956^ —  


The  total  land  acqiiisitloja_cost_of  the  private  property,  and  of  two  blocks  of 
Harbor  Commission  property  at  the  corner  of  Broadway  and  The  Embarcadero  was  esti- 


mated aijl|>27,  000,  OOOjOO.    To  this  has  been  added  other  Harbor  Commission  property 


needed  for  tho  GeneraO.  Development  Plan,  at  an  arbitrary  acquisition  cost  of  $10 
per  square  foot,  whi^h/increases  this  ostinatc  of  the  cost  of  acquiring  and  clear- 
ing tho  land  toj$29,000,000,| 

An  appraisal  of  the  area  to  determine  tho  fair  market  value  of  tho  property  within 
the  area  based  on  present  use  will  bo  made  by  the  Redevelopment  Agency  during  tho 
preparation  of  the  official  Tentative  Plan,    At  the  sane  time,  another  appraisal 
of  the  property  will  bo  made  on  the  basis  of  the  proposed  reuso  of  the  land  in 
accordance  with  tho  General  Development  Plan  after  it  has  boon  translated  into  tho 
official  preliminary  plan  by  the  Department  of  City  Planning, 

Only  when  these^two^appi^Ql^aJjS  are  available  will  an  accurate  estimate  of  tho 
acquisition  and  disposal  of  tho  property  bo  available.    Since  no  appraisal  is 
presently  available  to  indicate  tho  fair  market  value  of  the  land  within  tho  aroa 
when  developed  in  accordance  with  tho  General  Development  Plan  therefore,  it  was 
necessary  to  adopt  a  provisional  method  of  estimating  the  possible  income  to  tho 
Redevelopment  Agency  from  tho  disposal  of  the  property  under  Redevelopment  to  City 
and  State  Agencies  for  tho  public  areas  and  to  private  developers  for  building 
project  sites.    This  method  estimates  tho  rate  of  return  to  developers  of  the 
buildings  in  the  various  land  use  areas,  if  constructed  in  accordance  with  tho 
General  Development  Plan  if  the  property  wero  resold  for  tho  cost  of  an qui  si ti on 
plus  its  prorated  share  of  tho  Agency *s  expenditures  for  Final  Planning  and  Surv ey- 
ing, Adrdnistration^  RolocatiQr^^  Utilities,    In  addition  to  those 
development  costs  thoro  will  bo  tho  cost  of  tho  public  utility  changp_s_which  must 
bo  made  by  tho  Pacific  Gas  and  Electric,  The  Pacific  Telephone  and  Telegraph  and 
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Western  Union  Companies,    Thcso  expenditures  have  been  charged  to  the  Redevelop- 
ment Agency  for  the  work  of  the  public  utilities  companies,  on  the  assumption  that 
these  will  be  paid  by  the  utility  companies*    Such  payment  will  be  subject  to 
negotiation  with  the  City,    The  income  from  the  disposal  of  land,  to  the  State 
Division  of  Highways  for  the  freeway  ramps,  to  the  State  Beaches  and  Park  Commis- 
sion for  the  Ferry  Park,  and  to  the  City  for  the  City  Park  adjacent  to  the  resi- 
dential area,  as  well  as  income  from  the  disposal  of  land  to  private  developers 
has  all  been  credited  to  the  account  of  the  Redevelopment  Agency  to  defray  the 
cost  of  acquiring  and  developing  the  land,  as  has  the  income  obtained  from  tempor- 
ary operation  of  property  taken  over  by  them  in  the  area  pending  its  development 
under  a  staged  redevelopment  schodule.    This  income  has  been  taken  as  equivalent  to 
a  seven  percent  annual  return  on  the  estimated  fair  market  value  of  the  land  and 
buildings  within  the  area  west  of  Battery  Street  for  a  five  year  period.  This 
operational  income  is  applied  as  a  City  subsidy  to  Area  E-l. 

Tho  estimated  income  to  the  develop rs  of  the  private  property  is  based  on  the 
building  areas,  unit  construction  costs  and  rent  schedules  following  Table  I,  In 
order  to  estimate  the  return  on  tho  developers  investment,  it  has  been  necessary 
to  make  certain  assumptions  as  to^ULonstruction  costs? .  vacancy... factors f  assessed 
real  property  values,  and  a  real  estate  tax  rate. 

The  estimated  unit  cost  per  square  foot  for  tho  various  types  of  buildings  also 
include  the  special  foundations  found  necessary  by  consulting  Soils  Engineers. 
These  added _foundation  costs  do  not  prove  to  be  a  serious  cost  factor,  Tho 
vacancy  factors  used  wore  five  percent  for  comrorcial  and  industrial  buildings  and 

seven  percent  for  residential  buildings.  No  vacancy  factor  was  used  for  tho  Public 

Garages „    The  assessed  value  of  the  new  buildings  on  the  redeveloped  land  was 
assumed  to  bo  thirty-three  percent  of  the  construction  cost  not  including  archi- 


tccts,  engineers,  and  contractors  foos  or  carrying  charges  during  construction. 
The  assessed  value  of  the  land  was  taken  to  be  thirty-three  percent  of  the  cost 
of  the  land  to  the  developer.  The  tax  rate  was  assumed  to  be  $7,10  per  (A00. 00 
of  assessed  valuation. 

This  Econonic  Analysis  also  assumes  that  the  Federal  Government  will  bear  two- 
thirds  of  the  loss  to  the  Redcvelopnont  Agency  incurred  in  the  development  and 
disposal  of  the  land  in  Project  Area  E-l,    In  the  present  analysis  the  anount  of 

write-down  used  was  that  necessary  to  raise  tho  not  income  of  the  Industrial  and 

Residential  Areas  to  tho  oight .percent  average  of  the  Commercial  Area  and  the 

Public  Garages.-.,--  - — 

The  Econonic  Analysis  will  be  found  in  Table  I,  It  is  followed  by  detailed  anal- 
yses and  the  basic  data  used. 

For  purposes  of  consistency  in  estimating,  it  has  been  assuiied  in  this  Economic 
Analysis  that  the  two  public  garages  will  be  constructed  and  operated  by  private 
developers.    The  parking  rates,  therefore,  are  comparable  to  the  rates  of  commer- 
cial garages  in  the  Financial-Administrative  District  of  San  Francisco,  Real 
estate  taxes  aro  charged  as  an  expense.    These  garages  might  more  advantageously 
be  developed  under  tho  jurisdiction  of  the  Parking  Authority  in  order  that  the 
City  as  a  whole  ray  obtain  maximum  benefit  for  the  entire  downtown  area.  This 
would  also  raise  tho  average  net  income  of  the  Redevelopment  Area,    There  is  pri- 
vate parking  within  the  now  office  buildings  themselves,  additional  to  the  mass 
parking  available  in  the  two  public  garages. 

It  will  be  noticed  from  Table  I  that,  using  these  factors  and  assumptions  in  the 
estimate,  that  if  tho  land  were  sold  at  the  cost  of  acquisition  plus  the  site 
development  costs,  the  average  return  to  the  owners  of  the  now  buildings  would  bo 


-16- 


approximately  eight  percent  of  their  Capital  Costs  after  real  estate  taxes  but 
before  amortization,  depreciation,  capital  charges  and  federal  inconc  taxes,— 

It  is  too  early  at  this  stage  of  the  project  to  draw  any  final  conclusions  as  to 
the  cost  of  the  redevelopment  of  the  Area  to  the  various  Public  Agencies  involved, 
or  to  give  a  nore  accurate  estimate  of  the  probable  returns  to  the  investors.  The 
Economic  Analysis  in  Table  I  demonstrates  that  the  General  Development  Plan  is 
well  conceived  and  well  balanced.    It  contains  related  and  mutually  supporting 
uses  including  the  strong  basic  elements  which  a  re  necessary  to  correct  existing 
traffic  conditions  and  to  revitalize  the  downtown  area  of  San  Francisco,  The 
machinery  exists  to  work  out  the  planning,  administrative  and  financial  aspects 
of  the  plan  in  progressively  greater  detail.    Immediate  steps  which  can  be  under- 
taken during  the  poriod  in  which  the  Department  of  City  Planning  is  preparing  the 
Preliminary  Plan,  and  the  Redevelopment  Agency  the  Tentative  Plan,  are  as  follows: 

1.  Have  independent  professional  appraisers  prepare? 

a,  A  fair  market  value  appraisal  of  the  Area  on  the  basis  of  present 
uses. 

b,  A  fair  market  value  appraisal  of  the  Area  on  the  basis  of  the  pro- 
posed now  uses. 

2.  Request  tba".  the  Department  of  Public  Works  of  the  City  undertake  nec- 
essary engineering  work  and  coordination  with  the  State  Division  of 
Highways , 

3.  Request  that 'the  Department  of  Public  Works  undertake  traffic  and 
parking  studies  necessary  to  complete  the  data  already  developed  with 
respect  to  the  Public  Garages, 

4.  Request  that  the  City  Parking  Authority  continue  their  Parking  Studies 
to  the  point  where  the  City  may  adopt  a  firm  policy  in  regard  to  the 
two  Public  Garages, 

5.  Complete  the  design  of  the  Ferry  Park  with  a  view  to  having  the  State 
Beaches  and  Park  Commission  allocate  funds  for  its  development  as  a 
State  Park, 
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6,  Request  that  the  City  continue  cooperation  with  the  State  Harbor  Com- 
mission and  State  Division  of  Highways  with  a  view  to  developing  an 
attractive  ontrance  and  underpass  from  the  City  side  of  the  Embarcadero 
Freeway  to  the  Ferry  Building  and  to  develop  the  surroundings  of  the 
Ferry  Building  on  the  Harbor  side. 

7,  Coordinate  the  City's  Capital  Improvement  Program  in  the  Area  with  the 
General  Development  Plan  and  request  the  City  Department  to  program 
engineering  operations,  funds,  and  construction  work  to  be  done  by  the 
City  in  the  Area,  in  coordination  with  the  redevelopment  time  schedule. 


-IS- 


ECONOMIC  ANALYSIS 

SUMMARY 

TABLE  I 

Shoot  1 
Estimate  of  Public  Financing 

Sheet  2 

Estinate  of  Capital  Costs.  Incone  &  Exp 
TABLE  II 


BASIC  M 
Residential 
Light  Industrial 
TABLE  III 

BASIC  gm 
Comercial 
Public  Garages 

TABLE  IV 

Estimate  of  Streets  and  Utilities  Cost 


ECONOMIC  ANALYSIS  -  TABLE  J 
SUMMARY  * 

 PRIVATE  DEVELOPMENT   PUBLIC 

DEVELOPMENT  AREAJ3 
Area  E-l        Aroa  E-2  Total  Total  Total 

NET  L/iND  AREA.  (In  Thousands  of  Square  Foot ) 

Private  &  Harbor 

Sq.  Ft,  830  810  1,640  360  2,000 

Acquisition  Cost  . 

of  Sq.  Ft,  0      11,95     0        18.00     0        14.90     0     12.65     0  14.50 

Rodovolopnont  Sites       990  840  1,830  46O  2,290 

Disp.  Cost  of  Sq.FtO        4.70     0        19.20     0        11.35     0     10.85     0  11.25 


R.  A.  Expense 

land  Acq.  ©  109%  0  9,950 

R.A.  Costs  ©  5%  495 

City  Streets  & 

Utilitios  605 

Other  Utilities  270 

TOTAL  011,420 
R.  A.  Income 
Land  Disp.  to 

Priv.  Dcvel.  0  3,850 

YMCA  Indus.  780 

Public  Agon,   

Sub-Total  $  4,630 

Tenp,  Operations  1,500 

Fron  Utilities  Co.  ,370 

Federal  Aid  4. 920 

TOTAL  Oil.  420 


NET  AGENCY  COST  -0- 


0  14,560 
730 

0  24,510 

1,225 

04,515 
225 

0  29,025 
1,450 

875 
550 
0  16,715 

1,480 

920 
0  28,135 

270 
170 
05,180 

1,750 

lr090 

0  33,315 

0  15,475 
690 

0  19,325 
1,470 

05,010 

0  19,325 

1,470 
5,010 

0  16,165 
550 

0  20,795 
1,500 
920 
„  ■  4^20 

05,010 
170 

0  25,805 
1,500 
1,090 
4,920 

0  16,715 

0  28,135 

05,180 

0  33,315 

-0- 

-0- 

-0- 

-0- 

ESTIMATE  OF  INCOME  AND  EXPENSE  (In  Thousands  of  Dollars) 

Capital  Costs 

Construction  026,375  0112,790  0139,165         01,815  0140,980 

Fees  &  Carry  Chgs.      2.135  11.270  13 ? 405  185  13,590 

Sub-Total  028,510  0124,060  0152,570          $2,000  0154,570 

Land  Jb850  15,475  19.325           5,240  24.565 

TOTAL  032,360  0139,535  0171,895          07,240  0179,135 

Incone 

Rents  0  3,970  0  18,435  0  22,405 

Vacancies   265  875  1.140 

TOTAL  0  3,705  0  17,560  0  21,265 

Expense 

Operating  Costs  0     560  0    3,695  0  4,255 

R.  E.  Taxes  2,750  3.265 


TOTAL  0  1,075  0    6,445  0  7,520 

NET  INCOME  0  2,630  0  11,115  0  13,745 

%  Capital  Costs  8.1%              8.0%  8.0% 
T?.x  Gain 

Present  Tax  0     160  0       275  0       435          0     75          0  510 

Estimated  Future  665  2.750  3.415    3,415 

GAIN  0     505  0   2,475  0   2,980                 0         0  2,905 

*  -  For  detail,  see  following  two  sheets 
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ECONOMIC  ANALYSIS  -  Table  II 


BASIC  DATA 


1,  Residential 
a,  Apartnonts 
Gross  Area 
Construction  Cost 
Net  Area 
Number  of  rooms 


Typo 

2-  1/2  -  Efficiency 

3-  1/2  -  One  Bedroon 
4.-1/2  -  Two  Bedroon 

b.  Garages 
Gross  Area 
Construction  Cost 
Number  of  Stalls 
Monthly  Rent 

c.  Stores 
Gross  Area 
Construction  Cost 
Annual  Rent 

2.  Industrial 

New  Buildings 

Gross  Area 

Construction  Cost 
Annual  Rental 


1,331,000  sq,  ft. 

$14.00  per  Sq.  Ft. 
1,030,000  Sq.  Ft. 
5,600 

TOTAL  DWELLING  UNITS  -  5  BUILDINGS 
Number  Distribution       Mo.  Rental 


200 
1,200 

200 
1,600 


22.5% 

[% 

100 .0^ 


$  90  -  110 
0  130  -  150 
|  170  -  lQO 
Avg,  $40/Room 


400,000  Sq.  Ft. 
07.00  per  Sq.  Ft. 
1,140 
$15.00  per  Stall 

17,000  Sq,  Ft. 
114.00  per  Sq,  Ft, 
$6.00  per  Sq,  Ft. 


(Tenant  paycs  taxes  and  operating  costs) 


485,000  Sq.  Ft. 

$12.50  per  Sq.  Ft, 
$1.20  per  Sq,  Ft. 


Square  Feet 
550 
625 
925 


ECONOMIC  ANALYSIS  -  Table  III 


BASIC  DATA 


Commercial 

Total  Gross  Area 

Construction  Cost 

Not  Office  Area 

Annual  Rental 

(Monthly  Rental) 

Net  Store  Area 

Annual  Rental 

Net  Storage  Area 

Annual  Rental 

Garage  -  Number  of  Stalls 

Gross  Annual  Income 

Public  Garages 

a,  3  level  self  parking  unit 
Gross  Area 

Number  of  Stalls 
Annual  Gross  Income 

b.  10  Level  Self  Parking  Unit 
(includes  2  floors  below  ground) 
Gross  Area 

Number  of  Stalls 
Annual  Gross  Income 


4,120,000  sq,  ft. 

$24  to  (?23  per  sq.  ft. 

2,435,000  sq.  ft. 

$4. SO  to  $7.20  per  sq.  ft. 

O«40  to  $.60  per  sq.  ft. 

110,000  sq.  ft. 

Avg.  §6,65  per  sq.  ft. 

196,000  sq.  ft. 

02,40  pcr  sq.  ft, 

1,425 

0360.    per  stall 


430,000  sq.  ft. 
1,300 

036O.  per  stall 


470,000  sq.  ft. 
1,350 

§360,  per  stall 


ECONOMIC  ANALYSIS  -  TABLE  IV 


ESTIMATE  OF  STREETS  AND  UTILITIES  COSTS 


City  Stroots  and  Utilities 

a.  High  Pressure  Water 

b.  Low  Pressure  Water 

c .  Sewerage 

d.  Signals 

e.  Street  Lighting 

f.  Streets 

g.  Fire  Alaru  Systen 


Public  Utilities  Companies 

a.  Telephone  $  500,000. 

b.  Western  Union  12,000. 
C  Gas  75, 000 e 
d.         Electric  Power  500.000. 


$1,750,000. 


&1T 090.000  $1.090.000. 
TOTAL  $2,840.000. 


OUTLINE  DESCRIPTION  OF  CONSTRUCTION 


RESIDENTIAL 

1.  Apartnont  Buildings 

Reinforced  concrete  bean  and  slab  franc,  furred  plaster  ceiling,  asphalt 
tile  floor,  pile  foundations,  piles  bearing  on  sandy  strata  70  to  120  foet 
below  surface.    Standard  glass  and  natal  exterior  curtain-wall  construction 
with  operating  sash,  automatic  self -opera ting  elevators,  nechanical  venti- 
lation of  interior  spaces.    Exterior  roons  natural  ventilation  through 
operating  sash.    Hot-water  heating  systen  with  finnod  tubes  under  windows, 
incandescent  lighting, 

2,  Garages 

Reinforced  concrete,  flexible  concrete  foundations p    Continuous  strap 
foundations  along  foundation  lines,    (No  pile  foundations.)    Open  exterior 
walls  above  spandrels. 


INDUSTRIAL 

1,    New  Buildings 

Reinforced  concrete  five-story  building.    Can  also  be  lift-slab  construction. 
Standard  factory  sash  windows.    Built-up  asphalt  roofing.    Concrete  heavy- 
duty  floors.    Gas-fired  unit  heaters. 


COMMERCIAL  OFFICE  BUILDING 

1,    New  .Buildings 

Structural  steel  franc,  stool  floor  decking,  light-weight  concrete  floor  fill 
vinyl  tile  flooring.    Pile  foundations,  piles  bearing  on  sandy  strata  70  to 
120  feet  below  surface.    Taller  buildings  would  require  piles  to  rock  200  feet 
below  the  surface.    Modular  acoustic  ceiling,  nodular  natal  and  heat-absorbing 
glass,  exterior  curtain  wall,    Standard  steel  or  wood  office  partitions  are 
considered  as  tenant  changes  and  are  not  included  in  the  estimate.  Recessed 
fluorscent  lighting,    90$  of  the  office  space  in  the  area,  air-conditioned, 
Automatic  electronic  operator less  elevators,  with  oxter ior  escalators  fron 
terraces  above  garages  to  street,    Individual  boiler  roons  within  each  build-  •*• 
ing  site.    Terraces  waterproofed,  paved  and  landscaped  in  planting  boxes. 
Terraces  interconnected  at  terrace  level  by  bridges. 


PUBLIC  GARAGES 

1«    Two-story  and  Basement  Garage 

Self-parking,    Reinforced  concrete  structure  with  open  walls  above  spandrels. 
Flexible  concrete  foundations.    Continuous  strap  foundations  along  foundation 
lines,    (No  pile  foundations,)    Roof    deck    terrace    waterproofed,  paved  and 
landscaped  in  planting  boxes.    Allowance  for  exterior  wall  treatment.  No  heat- 
ing systen.    Self -operating  elevators, 

2,    Eight-story  and  Two-Basement  Garage 

Self -parking.    Reinforced  concrete  structure,  pile  foundations.    Open  walls 
on  sides  above  spandrels,    Allowance  for  exterior  wall  treatment.    No  heating 
system.    Self -operating  elevators. 


IT  IS  PROPOSED  THAT  THE  FINAL  REPORT  WILL  CONTAIN: 


1,     Stiff  cover  stock  entitled: 

"San  Francisco  Redevelopment  Area  E" 
2#     Aerial  photograph  of  the  model 
3<»     Final  Location  Map 
4.a      Letter  of  transmittal 
5»     Text  Sustaining 

6,     The  General  Devclopnent  Plan  (color) 
70      land  Use  Plan  (color) 

8,  Typical  Buildings  (color)  Plans  and  Gross-Sections 

9.  Aerial  Photograph 
10 o     3  Renderings 

a.  View  of  Central  Mall  fron  Ranps 

b.  View  of  Apartnents  fron  Garage  Plaza 

c.  View  of  Office  Buildings  toward  Central  Mall, 

It  is  suggested  that  the  final  report  size  be  11"  X  14." 
to  assure  legibility  of  detail  in  visual  material. 


